Broads Authority
9 May 2008
Agenda Item No 14
New Headquarters: Progress Report and Financial Overview
Report by Chief Executive and Director of Corporate Services 

	Summary:
The Authority is planning to move to new offices, procured by Defra, later in the year. These will bring together the three key agencies involved in responding to climate change in the Broads, provide better facilities for the public and improved working conditions for staff.  This report updates members on the latest position and sets out details of the costs, and their implications.
Recommendations: 

(i)
That the Authority notes and welcomes the progress being made in the move to co-locate with the Environment Agency and Natural England in a BREEAM Excellent building.
(ii)
That Defra be informed that the Authority’s preferred date for moving is the first week of November.
(iii)
That companies identified in the report in paragraphs 4.1 and 4.2 be invited to submit tenders for the supply of furniture.

(iv)
That the Authority supports the transitional arrangements for supporting  staff  move to a more sustainable means of travel to work, through the use of the Park and Ride service and public transport.

(v)
That the Authority’s views are sought on the reimbursement of car parking costs for members.

(vi)
That the draft budget be approved, and that delegated powers be awarded to the Chief Executive to agree any adjustments to the figures.


1
Introduction
1.1
In 2005 the Authority accepted in principle that, with the significant financial and project management support on offer from Defra, co-location with Natural England in a new sustainable office adjacent to the river on the Whitefriars site was the best option for addressing the problems with the present accommodation at 18 and 20 Colegate. The project is now coming to fruition with the additional benefit of the Environment Agency also being a likely tenant.  Firm costs are now available for the costs of the building and these are compared with those available in 2005.

1.2
At its meeting on 30 September 2005 the Authority received a progress report from the Chief Executive in respect of the new office headquarters at the Whitefriars (Jarrolds) site, which at that stage was in a formative stage. 
1.3
The report addressed a number of issues which had previously been of concern to the Authority, and included a draft breakdown of costs. Of particular significance was the fact that Defra Estates had offered to meet the Authority’s contribution to the capital fit-out costs. 
1.4
The Authority resolved:
(i) that the offer from Defra Estates, to meet the Authority’s contribution to the fit out costs of the Whitefriars site, be accepted, and that members’ appreciation of this offer be recorded;

(ii) that NPS Property Consultants Limited be instructed to negotiate a lease for the Whitefriars site with Defra Estates; and

(iii) that the Chief Executive be given delegated powers to sign a contract for the lease, subject to the advice of NPS Property Consultants.

1.5 
Since that date the project has moved on significantly, and members have received regular updates from the Chief Executive. However it is only recently that a firm update of the costs have been received. This report sets out details of these costs, and their implications for the Authority, as well as updating members on the latest position with regard to the project generally. 
2
Progress Update
2.1
The construction of the building is proceeding well, and is on target for completion by the end of September. The Authority has therefore indicated to Defra that it would wish to move into the new offices on Monday 3 November, which will allow some leeway in case of any unforeseen delays and enable the Authority to give appropriate notice to its current landlords and other service providers of its intention to move. The proposal is that the lease of the Colegate offices would be terminated at the end of the following week, to enable the Authority to complete the vacation of the buildings.
2.2
NPS Property Consultants have been engaged to advise the Authority on the terms of the lease with Defra Estates, and have written to Defra asking for Heads of Terms for the proposed underlease, together with a copy of the agreed form of head lease.
2.3 
The Authority’s two key partners, Natural England and the Environment Agency, have both confirmed their intention to relocate to the new offices. The Environment Agency is awaiting final approval for its business case.
2.4 
Discussions have been held with the other partners regarding the limited availability of car parking, and agreement has been reached in principle regarding the allocation of car parking spaces.
2.5 
A contract has been let for a new telecommunications system, and meetings are ongoing regarding the provision of IT and audio-visual equipment.

2.6 
Agreement has been reached with the architects in respect of the internal desk layout of the offices, including the reception and visitor area on the Ground Floor. More work needs to be done on design of the latter, including the lighting and colour scheme, reception desk, seating for visitors and interpretation.
2.7
 It is understood that a planning application will be submitted for the pedestrian bridge in early July. The application will be determined by the Authority after consultation with the Navigation Committee.

2.8 
Discussions have taken place regarding the provision of moorings.

3
Costs
3.1
A revised Stakeholder Paper was issued in March 2008, setting out the revised projected costs. These costs will be subject to further discussion with Defra and the other users before they can be finally confirmed, but at this stage it is unlikely that there will be any significant changes.
3.2
The Authority’s proportion of the total net area (including shared areas) is calculated at 1,328.4m2 (47.17%). The Authority’s contribution to the total fit-out works, which will be funded by Defra as a one-off capital payment, is estimated at £982,413.
3.3 
The annual running costs are estimated to be as follows:                                           

	
	£

	Rent
	213,506

	Landlord’s Estate Charge                             
	14,725

	Facilities Management Cost
	91,005

	Rates
	59,831

	Total Cost
	379,067


3.4 
The negotiated rental figure equates to £14.50 per sq foot. The 15 year lease will incorporate upward rental reviews at the end of the 5th and 10th years. 

3.5 
The rates are based on £4.00 per sq foot (£45.05 per m2), as advised by Defra, representing less than 30% of the rent.

3.6 
The Facilities Management (FM) cost is based on a solution provided for Defra by a company called Carillion Services Ltd. The main cost elements are as follows:

· FM management and administration (including access to a Support Desk) - £12,500;

· planned maintenance - £26,902;

· cleaning services - £22,170; and
· security and access - £9,115.
3.7
 A comparison of the current costs against those reported to members in 2005 is set out below.

	
	2005 costs
£
	2008 costs
£

	Rent
	176,834
	213,506

	Rates
	50,524
	59,831

	Estate Charge
	12,631
	14,725

	FM Service Cost
	117,350
	91,005

	Total
	357,339
	379,067

	
	
	


	Less current costs
	
	

	
	
	

	Rent
	57,000
	60,600

	Rates
	22,300
	23,971

	Car Parking
	44,500
	43,500

	FM Costs
	28,600
	31,300

	
	152,400
	159,371

	
	204,939
	219,696

	Less
	
	

	
	
	

	National Park Grant
	150,000
	150,000

	Car Parking Income from EA
	-
	5,000

	Difference to be funded by BA
	54,939
	64,696


3.8 
There will also be significant savings in time and some travel costs from having meeting space on the ground floor of the building and Natural England and the Environment Agency on the floor above.  

3.9
Members will note that the difference between the current running costs plus Defra grant and the costs of the new offices has only slightly increased from £54,939, as reported to members in 2005, to £64,696. This is because of:

· an increase in the Authority’s overall proportion of total net area from 40.46% to 47.17%; and

· an increase in the rental costs from £14.00 to £14.50 per sq foot; less
· the receipt of car parking income from the Environment Agency.

3.10 
As noted in the 2005 report, the additional costs will need to be met by the General and Navigation Accounts in direct proportion to the number of staff working from the offices. 
3.11 
In order to offset these costs the Chief Executive has carried out a review of the Authority’s field bases, and the Management Team has agreed in principle that the Authority will seek to vacate the base at Oby when the present lease expires in the autumn of 2009 – at a saving of almost £30,000 per annum.

4
Acquisition of Furniture

4.1
Officers have been investigating options for the supply of furniture at the new offices
, and a group of staff has visited three showrooms in London. As a result of this decisions have been made regarding the style and specification of the desks and filing racks which is required, and it is proposed to invite the following companies to tender:
· Bene, London;

· Breathe, Cambridge;

· Miller West, Norwich;

· ROC Office Furniture Ltd, Birmingham; and

· Steelcase, London.

4.2
Likewise a number of office chairs have been viewed and staff have been given the opportunity to trial, and comment on, two styles which appear to best meet the Authority’s requirements. It is recommended that the following companies be invited to tender for the selected model.
· Breathe, Cambridge;

· Miller West, Norwich; and

· Steelcase London.

5 
Car Parking 

5.1
 The building has been allocated a total of 50 car parking spaces, of which 12 are outside the building and 38 are on the Lower Ground Floor (basement). 

5.2 
The users have agreed that the 12 external spaces should be made available for shared usage, to be used in the following circumstances:
· for disabled users (three priority spaces);

· for short-term external visitors (up to two hours);

· for operational staff in vans/Land Rovers which are not able to park under the offices because of the limited headroom; and

· for operational staff requiring to visit the offices for a maximum of two hours to collect/drop off equipment, and visit staff.

5.3 
Of the remaining 38 spaces it has been agreed by the users that they be allocated in accordance with a formula which takes into account numbers of staff and business need. The Authority would be entitled to use of approximately 16 spaces, but has agreed to lease six of these spaces to the Environment Agency, at market rates. This will ensure that the Agency has the minimum number of spaces necessary to enable it to commit to the new offices.

5.4 
It is clear that there will be limited parking available for staff, and staff have therefore been informed that only those officers who have a genuine operational need to have their cars available will be entitled to park at the offices.

5.5 
This will however have a significant and immediate financial impact on those members of staff who are currently receiving free car parking, and in recognition of that it is recommended that a transitional arrangement be introduced to phase in the additional cost over a period of three years. This would involve issuing discounted Park and Ride tickets to staff, as set out below.

5.6 
Under the County Council’s scheme, business discounts are available to an organisation when a group of at least 10 employees sign up. Books of tickets can be purchased at a current cost of £49.50 for 25 trips (which need not be taken consecutively), and the proposal is that these be made available to staff at subsidised rates over three years.

5.7 
Assuming that 15 members of staff participate, and that they all use the tickets for 200 days a year (40 weeks), the total cost would be £5,940 per annum. By subsidising these costs over three years the total costs would be:
· Year 1 - £5,940 (100%);

· Year 2 - £3,920 (66%);

· Year 3 - £1,960 (33%).

5.8 
The costs are relatively modest, but would make a significant difference to some individuals.

5.9 
It is also proposed that the Authority investigates the costs of obtaining season tickets for staff who opt to travel to work by train or bus, and recovers the costs from the staff concerned through a monthly deduction from their salary.

5.10
Members should note that it is proposed to acquire a further two pool vehicles in advance of the move to new offices, with a view to bringing about a ‘culture shift’ in behaviour and encouraging all staff to use these vehicles where appropriate.

5.11
There is no provision for car parking for members. Members’ views are sought on whether the Authority should take the opportunity to encourage more sustainable use of transport, and whether it would be appropriate to continue to reimburse members for city centre car parking, as opposed to using Park and Ride or public transport.

6
 Other Costs

6.1 
The Authority has been in receipt of grant aid from Defra at the rate of £150,000 per annum towards the additional costs of moving to new offices. This income – plus that which will be received in the first seven months of 2008/09 – is being used to fund the costs of the relocation project, including capital acquisitions such as the purchase of furniture, a new telephone system, the construction of moorings and the dilapidation payments to the City Council.
6.2 
A copy of the draft budget is attached. Members should note that this is being adapted and adjusted as new information becomes available, and as costs are incurred.

7
Summary
7.1
It is encouraging to note that the office relocation project is proceeding successfully, albeit that there will inevitably be much to do between now and the date of occupation in the new offices.
7.2
It is confirmed that Natural England and the Environment Agency will be co-locating with the Authority, and this brings huge opportunities for the three agencies to work closer together in delivering a service to our common stakeholders and customers, as well as in taking forward challenges such as how to respond to climate change.

7.3
The opportunity for public bodies to act more sustainably is another key feature of the project, involving as it will the first BREEAM Excellent office building in central Norwich. The Authority is therefore taking the opportunity to review and seek a culture shift in the way it manages its staff travelling and car parking arrangements, and the proposals set out in this report are the first stage in this journey.
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Appendix 1 – Project Dragonfly Budget
APPENDIX

Project Dragonfly

Budget

	
	     £
	

	Income
	
	

	
	
	

	Balance at 31 March 2006
	136,003
	

	National Park Grant 2006/07
	150,000
	

	Expenditure 2006/07
	(19,139)
	

	Interest Received 2006/07
	10,637
	

	Balance at 31 March 2007
	277,501
	

	National Park  Grant 2007/08
	150,000
	

	National Park Grant 2008/09(1) 
	87,500
	

	
	515,001
	

	
	
	

	Project Expenditure
	
	

	
	
	Expenditure to date

	
	£
	£

	
	
	

	IT Equipment(2) 
	25,000
	      -

	Furniture(3) 
	95,000
	      -

	New Telephone System(4)
	74,400
	27,302

	Removal Expenses/Office Relocation Fes/Dilapidations
	95,000
	6,001

	Legal/Property Fees
	10,000
	     571

	Filing/Digitisation of Planning Files
	30,000
	935

	Adaptations/Alterations to Field Bases
	15,000
	7,704

	2007/08 Revenue Account: Offset of 
Accommodation Costs
	20,000
	     -

	Radio System and Telecommunications Mast
	5,000
	     -

	Moorings
	50,000
	     -

	Contribution to Rental Payments: 2008/09
	27,500
	    -

	Transitional Sustainable Transport Support
	12,000
	   -

	Display/Interpretive Work for Visitor Centre
	20,000
	   -

	Acquisition of Two Pool Vehicles
	25,000
	   -

	Miscellaneous Costs (Room Hire/Refreshments, etc)
	1,000
	666

	
	504,900
	43,179

	Contingency
	10,101
	

	
	515,001
	


Notes:

(i)  Assumes a relocation date of 1 November 2008.

(2)  Terminals, screens and printers.

(3)  Workstations, chairs, meeting room tables, cabinets, cupboards, filing units, safes.  
(4)  Based on a VOIP (Voice-over Internet Protocol) system linked to all the Authority’s field  bases and information centres.
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